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To: Coastal Commissioners and Interested Persons 

From: Charles Lester, District Director 
 Steve Monowitz, District Manager 
 Jonathan Bishop, Coastal Program Analyst 

Subject: STAFF REPORT ADDENDUM for W17a  
 SLO-MAJ-1-06 Part 1 (Cambria and San Simeon Acres Community Plans) 

____________________________________________________________________________________ 

As described in the March 30, 2007 staff report, San Luis Obispo County proposes to amend its Local 
Coastal Program by incorporating the Cambria and San Simeon Acres Community Plans into the North 
Coast Area Plan (NCAP) segment of the Land Use Plan (LUP). 

Since the staff report was completed, the County of San Luis Obispo and other interested parties have 
suggested changes to the recommendations.  In response to these comments, staff has revised a number 
of the suggested modifications and has supplemented the staff recommendation with additional findings 
where necessary.  The changes are shown below as follows (new text shown with double underlines; 
deletions are shown with double strike-throughs): 

____________________________________________________________________________________ 

I. Changes to Staff Report Exhibits 

1)  Add Exhibit F – Chapter 8 Coastal Access to exhibit list in staff report page 4 and include (see 
new Exhibit F attached). 

 

II.  Changes to Suggested Modifications 

1)  Strike through the word “buildout” in subsection C of Mod 10: 

C. Population Projections 
With countywide growth management provisions, existing shortages of important resources such as 
water and public services, and the inability of adverse impacts posed to the natural environment 
associated with population growth to sustain full buildout, there are significant unresolved issues 
regarding appropriate levels of North Coast Planning Area is not expected to reach buildout of the land 
use described by this plan in development within the North Coast Area during the 20-year term of the 
plan. 
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2)  Revise Standard 4.E to include the specific term “Cambria Flood Mitigation Project” Mod 41: 

E.  West Village.  No new development except necessary public services shall be approved until the 
County has certified and implemented Phase I of a flood analysis and management plan for the West 
Village the Cambria Flood Mitigation Project in a manner that is consistent with the protection of the 
coastal stream.

3) Modify Suggested Modification 54 (pg.30 of staff report) - change both parcels of Connelly & 
Childs to RMF: 
#2) Connelly & Childs – Remain RMF & O/P  Both parcels to RMF 
 

4) Add text to Areawide Circulation Programs 2 on pg. 5-15: 

2.  Trails.  To maximize the provision of public trails, the County should work with interested property 
owners, agriculturalists, and other groups to determine if access may be secured to serve this need while 
respecting adjacent uses and ownerships. The County should also work with interested groups to 
implement a program for the development, signage, management, and maintenance of the California 
Coastal Trail system.  Opportunity exists to establish the California Coastal Trail system, connecting 
each end of the Planning Area.  More discussion is found in Chapter 8:  Coastal Access.  (Medium 
priority/Long Term) 

 
5) Add text to Cambria Circulation Program 8 on pg. 5-17: 

8. Pedestrian Improvements – The Cross-Town Trail.  The County and the community should continue 
to provide pedestrian trails, walkways, and sidewalks where appropriate to serve residents and visitors 
in the community.  The County should work with the community to connect segments of the California 
Coastal Trail to the community trail network and other pedestrian facilities. (Medium priority/On-going) 
 
6) Add text to San Simeon Acres Circulation Program 1 on pg. 5-18: 

1.  Pedestrian Improvements.  The San Simeon Acres Community Services District and the County 
should work with motel owners and residents to develop a clearly-defined blufftop walkway system that 
links residences, motels, and beach areas, and segments of the California Coastal Trail.  The network 
may include sidewalks, bikeways, street lights, landscaping, and beach stairs. (Medium priority/Medium 
term) 

 
7) Add text to Cambria Combining Designation Program 8 on pg. 6-13: 

8.  Shoreline Access – Street Improvements – West Lodge Hill (LCP).  The County should work with 
interested groups to develop accessways and provide public pathways and overlooks throughout 
Cambria.  The County or other appropriate entity should provide a public pathway and overlook at the 
following street ends west of Sherwood Drive when development and maintenance funds are available:  
Castle Street, Emmons Road and Jean Street. 
 
8) Add text to San Simeon Acres Combining Designation Program 19 on pg. 6-18: 
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19.  Shoreline Access – Pico Avenue Stairway (LCP).  The County should work with interested groups 
to develop new accessways and provide public pathways and overlooks throughout San Simeon Acres.  
The San Simeon Acres Community Services District should continue to maintain the stairway at Pico 
Avenue for public access.  Public parking should be provided. 
 

9) Underline the introduction to Communitywide Standard 22 of Mod 51 regarding shoreline 
development:  

22.  Shoreline Development.  All development along bluff tops and shorelines must comply with the 
following standards:  

10) Replace Public Access Suggested Modifications 68 through 76 (staff report pages 36 through 
38) with the County’s suggested Chapter 8 as shown in new Exhibit F (see attached Exhibit F).  
Based on the findings in this staff report it is acceptable to replace these modifications with the 
County’s suggestions, except with the following edits: 

• Show blufftop lateral access preference in commercial areas of San Simeon Acres on Figure 8-2. 

• Show vertical accessway adjacent to the south side of sewage treatment plant (Stinson 42-
02/125-29) on San Simeon Acres Figure 8-2. 

• Show preferred pedestrian alignment (cross hatched line) crossing the Arroyo del Padre Juan 
pipe-bridge and continuing along Balboa Avenue to Vista Del Mar on San Simeon Acres Figure 
8-2. 

• Show additional preferred vertical access at the end Vista del Mar on San Simeon Acres Figure 
8-2. 

• Add “blufftop trail” to improvements for San Simeon Acres in Table 8-1 (County suggestions 
Pg. 8-7). 

• Delete “This alignment is consistent with Coastwalk’s identified route for the area” both on pg. 
8-9 and 8-10 of County suggestions. 

• Add reference to preferred vertical accessways adjacent to the sewage treatment plant and at the 
end of Vista del Mar in Table 8-3. 

• Add reference to new Blufftop Access Standard 3(c) and Communitywide Standards 3 and 4 in 
Table 8-3 for lateral access implementation. 

 

 

II. Supplemental Findings 

California Coastal Commission 



SLO-MAJ-1-06 Part 1 (Cambria_San Simeon Acres Community Plans) addendum 4.9.07.doc 
Page 4 

1) Add the following text to the end of paragraph 2 on page 51 of staff report: 

Finally, several text changes are necessary in the background chapters to make the San Simeon Acres 
Community Plan internally consistent with the suggested modifications. 

2) Modify Findings for Proposed Land Use Changes on Connelly & Childs parcel pg. 53: 

This site is located on the south side of Main Street in the East Village.  The site is relatively flat and 
slopes south from Main Street to Santa Rosa Creek.  The easterly one-third is designated 
Office/Professional; the westerly two-thirds is designated RMF.  A mobile home park currently exists 
on the property although it has been effectively closed through informal discontinued use. Although the 
certified LCP includes provisions to address potential loss of affordable housing in such cases, the 
ordinance has not been directly applied to this site. More generally, the County recently passed an 
emergency ordinance to address mobile home park conversions and the loss of affordable housing 
opportunities Countywide. It is as yet unclear how this ordinance or the existing LCP requirements may 
be applied to this site. In 1998, the Commission adopted modifications to retain the RMF zoning due to 
concerns about increased water demand if residential uses other than the mobile home use were 
proposed, and significant increases in traffic demands in the downtown area if commercial use was 
intensified on the site (see adopted NCAP findings, 1998.  In light of these coastal resource constraints, 
changing the land use designation at this time is not appropriate it is appropriate to retain both parcels in 
the RMF land use category.  It is noted that effect of this modification also would be consistent with the 
legislative direction to the Commission to encourage the protection of affordable housing (30604(g)). 

3)  Add text to paragraph 3 on page 59 of the staff report. 

To find the community plans consistent with Coastal Act Section 30240, suggested modifications are 
necessary to ensure that all revegetation is done using native, non-invasive plant species appropriate to 
the area.  This standard is currently included for Cambria, but not for San Simeon Acres.  Suggested 
modifications are included that expand this requirement to new developments in San Simeon Acres.  
This is particularly important for new development adjacent to sensitive creeks. 

4) Add Coastal Act Section 30236 to list of applicable policies on page 61 of staff report: 

Coastal Act Section 30236 states: 

Channelizations, dams, or other substantial alterations of rivers and streams shall incorporate 
the best mitigation measures feasible, and be limited to (1) necessary water supply projects, (2) 
flood control projects where no other method for protecting existing structures in the floodplain 
is feasible and where such protection is necessary for public safety or to protect existing 
development, or (3) developments where the primary function is the improvement of fish and 
wildlife habitat. 

5) Edit findings on pg. 63 regarding Suggested Modification 51 dealing with hazards and shoreline 
protection standards as follows: 
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To address the potential for seawall development, and redevelopment of existing developments on 
blufftop lots, suggested modifications require that new applications for projects located on the bluffs or 
shoreline meet detailed application requirements, and how setback distances should be determined.  A 
deed restriction against the property will ensure that no shoreline protection structure shall be proposed 
or constructed to protect the development approved and which expressly waives any future right to 
construct a such devices that may exist pursuant to Section 30235.  The modifications also require a 
waiver of liability.  The Commission has included the same standards in other LCP's statewide, and has 
recently implemented such standards on appeal for a blufftop development in the urban area of Cambria 
(see Korpiel A-3-SLO-02-093). 

6) Edit findings on pg. 64 of the staff report in support of Suggested Modification 41 as follows: 

“In addition, allowances for proposed uses in the floodplain that do not meet the requirements of the 
Coastal Act Section 30236 must be deleted.” 

7) Add new findings on pg. 67 of staff report in Section C – Planning for Maximum Public Access: 

New development that occurs in the urban areas of Cambria and San Simeon Acres has the potential to 
adversely impact traffic levels in the rural areas outside of each of these communities.  In order to 
ensure that the community plans are consistent with Coastal Act Section 30254, which requires that 
Highway One remain a scenic two-lane road, as well as to ensure that new development does not create 
traffic impacts that are inconsistent with Coastal Act access and recreation policies, modifications are 
suggested throughout the document that limit new development in accordance with these constraints. 

 

 

 

 

 

 

 

 

Attachments: County suggested revisions to Chapter 8 – Coastal Access submittal (new Exhibit F to 
Staff Report). 
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